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Proposal Address: 12035 NE 5" Street
Proposal Description: Applications for an Administrative Amendment, a Critical Areas

Land Use Permit and Design Review approval to demolish an
existing transportation building and replace it with a two-story
office/transportation facility totaling approximately 28,200
square feet. The new facility will continue to provide
administrative space, training/driver services and repair bays.
Site modifications will occur to the existing parking and
landscaping.

File Numbers: 12-123708-LD, Design Review
12-123710 LI, Administrative Amendment
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Applicant: Bellevue School District, #405

Decisions Included: Design Review, Administrative Amendment, and Critical
Area Land Use Permit are LUC Process Il decisions.

Planner: Antoinette Pratt, Senior Planner
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(SEPA): Determination of Non-Significance Issued August 10,
2012, by Bellevue School District, #405.
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By: Cornl U Mel lpade
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Application Dates: August 28, 2012
Public Notice: October 4, 2012
Public Meeting: November 1, 2012
Completeness Date: September 6, 2012
Notice of Decision Date: January 31, 2013
Administrative Amendment Appeal Deadline: February 14, 2013
Design Review Appeal Deadline: February 14, 2013

Critical Areas Land Use Permit Appeal Deadline:  February 14, 2013

For information on how to appeal a proposal, visit Development Services at City Hall or call (425) 452-4570. Appeal of
the Process Il decision must be made by 5:00 p.m. on the date noted for appeal of the decision.
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l REQUEST and REVIEW PROCESS

A. Request

; - B 1 The Bellevue School District (BSD)
- . - has submitted applications for an
. ‘ Administrative Amendment, a Critical
Areas Land Use Permit and Design
Review approval to demolish an
I existing 14,000 square foot
transportation building and replace it
with a two-story office/transportation
facility totaling approximately 28,200
square feet along the southwest
portion of the parcel. The new facility
IESting Facility will continue to provide administrative
- space, training/driver services and
repair bays. Site modifications will occur to the existing parking and landscaping.

The proposed development is defined as an Essential Public Facility (EPF). RCW
(Revised Code of Washington) 36.70A.200 classifies schools as an essential public facility
which the LUC formally accepts per LUC 20.50.018, Definitions. As an EPF, schools may
be allowed in a critical area, critical area buffer or critical area structure setback.
Applications for EPF’s must still include analysis of critical area to be disturbed along with
necessary mitigation for such encroachments.

B. Review Process

The use of this transportation facility within an office/residential land use district was
originally allowed with a Conditional Use approval. Any revision to the original Conditional
Use is required to obtain approval through an Administrative Amendment process. Design
Review approval is required because this site is within the Multi-Family Transition Area
Design District. Design Review approval is required due to the presence of the transition
district. Although development of an essential public facility is aliowed per LUC
20.25H.055, a Critical Areas Land Use Permit (LUC 20.25H.230) is still required to modify
critical slopes and required structure setbacks. The City’s procedures and criteria for any
decision to develop, disturb or otherwise modify a critical area or critical area setback are
contained in the Land Use Code Section 20.30P.

All three of the above noted processes are Process |l administrative decisions by the
Director of Development Services. Appeals of the Process |l administrative decisions are
heard and decided by the Hearing Examiner. SEPA review of the transportation facility
was performed by the BSD. Refer to Section VI of this report regarding their SEPA
determination.

. SITE CONTEXT and DESCRIPTION

A. Site Context

The existing BSD maintenance facility is located on one parcel. The BSD proposes to
maintain its existing facilities offices on the eastern portion of the parcel but demolish the
maintenance facility on the western portion of the site. The BSD has operated this facility at
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this location since 1960. The BSD also operates its associated bus fleet where it stores its
buses at 501 120" Avenue NE along the west side of 120" Avenue NE. Drivers report to
work at the maintenance facility and then walk across 120" Avenue NE to the west to pick up
their buses.

The existing facility consists of five service bays, two maintenance bays, chassis wash bay,
parts area, supervisor office and support spaces on the ground floor with general office, bus
dispatch, bus routing and break area on the second floor. A separate ancillary building is
used as tire storage.
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The BSD’s transportation facility is located on one parcel but is split zoned between R-15
zoning to the east while Office zoning is located to the west. No work is proposed for the
R-15 portion of the site where the capital facilities offices are located. The site is bordered
by multifamily units to the northeast while office and commercial uses are located to the
south, north and west across 120" Avenue NE.

City of Bellevue Expansion of 120" Avenue NE

The City’s Transportation Department is in the design phase of an expansion of 120" Avenue
NE and anticipates the start of construction in early 2013. Coordination and timing will need
to occur between the City’s and the BSD's contractors—particularly with the development of
the retaining wall proposed along their westerly property line. To facilitate this project, the
BSD has permanently ceded to the City 10-feet of property along with a 15-foot easement for
use during construction on the maintenance site. Similarly, the BSD permanently ceded 15-
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feet of property to the City at their bus barn located along the west side of 120" Avenue NE.
The City and BSD are working together during design development to ensure project
coordination occurs smoothly.

B. Site Description

The site is 6.29 acres in size and is bounded to the north by NE 5" Street and 120" Avenue
NE to the west. Site topography slopes downward from the east to the west with significant
elevational changes between the R-15 portion of the site and the start of the Office zoned
area. The site contains two gently sloping terraces. The grade separation between the
terraces is accentuated by an existing concrete retaining wall and rockery approximately
nine feet in height. A secondary rockery exists along the westerly property line adjacent to
the 120" Avenue NE sidewalk. This rockery is approximately 10 feet in height.
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Critical areas exist in the center of the site between the R-15 and O zoned portion of the
site with the remaining portion located along the westerly property line as identified by the
geotechanical reports prepared by Associated Earth Sciences (AES), Inc. dated January 13
and June 8, 2012. See aerial above. In its reports, AES identified the center and west
slopes as geohazards or 40 percent slopes. Slopes are approximately 2:1 in this location.
See file for reports. These slopes contain vegetation that is comprised of indigenous trees
and understory materials. See Sections |V.C and VIII.D and E for further discussion
regarding the critical slopes and landscaping.

CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS

A. General Provisions of the Land Use Code
1. Proposed Use
The proposed structure will expand the current transit facility from 14,000 square feet
to 28,200 square feet. The increase in size will allow the BSD to organize the facility
around three user groups: administrative personnel who support the transportation
function, drivers, and mechanics who maintain the District's buses and ancillary
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vehicles. The same uses which occur with the existing facility will be maintained with
the building upgrade. No new uses are proposed.

2. Proposed Site Design
This proposal will be constructed in three phases:

ePhase I: Construction of the new building to allow the existing building to
remain in operation.

ePhase II: Demolition of an existing rockery and new retaining wall. The new
bus access will be constructed with this phase of development.

ePhase Ill: Demolition of the existing building to allow construction of the new
chassis wash bay. Parking will also be completed with this phase.

Phase lll
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Circulation:

a. Vehicular: Buses and passenger vehicles will access the site via NE 5" Street.
Parking is provided east/west of the internal driveway which connects buses to repair
bays along the south portion of the site.

b. Pedestrian: Bus drivers currently walk west along an existing sidewalk to 120"
Avenue NE. There is a crosswalk that is surrounded by islands to lead drivers to the
west side of 120" Avenue NE. Drivers then walk north to a pedestrian gate that
leads into the bus barn. However, with the expansion of 120" Avenue NE, the
pedestrian route for the drivers will be changed during the interim construction period
and thereafter. The chosen contractor for the BSD will need to coordinate with the
City’s contractor to ensure a safe route of travel for drivers from the maintenance
facility to the bus barn. Additionally, the contractor will need to submit plans to the
Building and Fire Departments to address route of travel issues as this site is
considered an occupied site. See Section X for related conditions.
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3. Proposed Building Design

The maintenance facility’s new building will be placed near the southwest corner of
the site in an L-shaped configuration. This shape takes advantage of the topographic
change that exists in this area while creating two formal entries into the building. The
primary entry will take place at the upper level while staff can also use a lower entry
directly into the driver offices. The upper lot is articulated by an elevated walkway
starting from NE 5" Street through a contemporary glass lobby. The main staircase
in this area will connect to the driver function area on the lower level.

The primary office and driver lounge functions of the new facility will face downtown
Bellevue while the maintenance functions (repair bays) will face NE 5" Street. The
view east from adjacent properties west along 120" Avenue NE will present an office
building as demonstrated in the photos below. The City’s contractor will install the
retaining wall along the west property line with the 120" Avenue NE expansion
project.

View East Retaining Wall I Aerial View
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Building materials have been chosen to highlight the distinctive user groups of this
building. Horizontal hardie panels will be used on the exterior wall pattern of the
office area while vertical panels will highlight the driver’s lounge and parts area. The
repair bay portion of the building will have metal siding articulated in the same manner
as the office (horizontal panels). This area will be defined with a four foot high
concrete base for durability.

Upper Entry
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All of the exterior windows and curtain wall systems will be clear anodized aluminum
finished with a 1” insulated glazing system. The glazing along the west fagade will
have a higher shading coefficient in order to control for west sun exposure. This
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proposal, together with the deciduous trees along the west side of the property, will
shade the office spaces which are oriented along the west side of the building.

The unique functionality and aesthetic characteristics of the two entrances to the
building have been defined but unified through a stainless steel screen system to be
used along the lower west entry, carry through the entrance lobbies, and continue
along the upper east entry (which is also used to separate the bus area from this
entrance).

The building is designed to obtain sustainable (LEED Silver/Gold) standard. Energy
efficiencies are also proposed through the use of solar array panels. These panels
will be mounted on the repair bay.

North Elevation

South Elevation

The scale and articulation of the building massing addresses the adjacent context
and complies with the intended character, appearance, quality of development, and
physical characteristics of the property and immediate vicinity. The office portion of
the building faces the General Commercial (GC) zoning and Best Buy to the west
while the service bays face Office zoning and an office park to the North.

4. Land Use Code Requirements & Proposal
As conditioned, the proposed project meets all dimensional requirements of the
Land Use Code for the Office zoning district as noted below:
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TABLE 1
REQUIRED DIMENSIONS/AREAS of the OFFICE ZONE
ITEM PERMITTED/REQUIRED PROPOSED
MINIMUM LOT SIZE Undefined 6.29 acres or 273,879 square feet

(LUC 20.20.010)

BUILDING HEIGHT
(LUC 20.20.010,20.20.350)

40 feet(1) 39-2" feet

LOT COVERAGE BY
STRUCTURE 35% 18.41%
(LUC 20.20.010)

Impervious Area = 81,021 (67%)

MAXIMUM IMPERVIOUS Pervious Area = 40,510 (33%)

SURFACE AREA 80 %
(LUC 20.20.010)

BLDG. SETBACKS

- Front (NE 5™ Street) 30 Feet

- Front (120™ Avenue NE) 30 Feet gg EEEE(Z)

- Rear (South Property Line) 25 Feet o5 Feet

- Side (East Property Line o

(LUC 2(0_20_010) k4 ) 20 Feet 40 Feet (from existing east bldg.)

PARKING STALLS

(LUC 20.20.590.F.2) '
Unspecified Use 100 parking stalls(3)

LANDSCAPING
Perimeter Buffers
North 10 feet 30 feet
South 10 feet 25 feet
East 10 feet 30 feet (steep slope)
West 10 feet 15 to 30 feet
PARKING LOT 3,465 square feet (35 sq. ft, per 10,840 square feet
LANDSCAPING stall)
TREE PRESERVATION 15% minimum of the existing 566 diameter inches or 59% diameter
INTERIOR diameter tree inches= 143 inches remaining

diameter inches

Selected tree removal at south

TREE PRESERVATION property boundary to avoid building
EXTERIOR 100% of diameter inches footprint (See Sheets TP.01 and

L4.01 landscaping).

1 This facility is located within a multifamily transition district. The transition district reduces the maximum building
height to 30 feet but with bonuses of 5 feet each for eliminating mechanical on the roof and a pitched roof form allows
this facility to achieve a height maximum of 40 feet.

2 The BSD modified its property line with the City of Bellevue to accommodate the 120" Avenue NE project by
dedicating 10 feet to the City. They have also provided the City with a 15 foot construction easement which lies within
the BSD's 30 foot front yard setback. It should also be noted that the BSD will intrude into the front yard setback by six
feet to avoid the 40% slopes in the center of this site. LUC 20.20.025.C allows 25 percent of the building fagade to
intrude into the front yard setback. The BSD has complied with this standard.

3 See Section lli.a.4 for further discussion regarding parking.
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ITEM PERMITTED/REQUIRED PROPOSED

The BSD will locate ancillary uses
such as dumpsters, generator

REFUSE & and transformers at the toe of

RECYCLING AREA Required slope. No sight screening fencing

(LUC 20.20.725) has been proposed. See Section
[l 4.b.1.f for further discussion

B and condition for screening.

a. Parking Analysis

LUC 20.20.590 does not define the number of parking stalls required for a
maintenance facility. As such, this proposal will be classified as an unspecified
use per LUC 20.20.590.F .2. To determine the parking and circulation
conditions on this site, Gibson Traffic Consultants (GTC) conducted a site visit
on May 31, 2012. Information was also supplied to GTC from the BSD’s
Transportation Department regarding bus schedules. GTC's report dated
October 2012 is available for review within the project file.

The transit facility has 106 employees with the following service categories:

e Bus Drivers: 70 full time drivers (15 substitutes are on standby as
necessary)

e Administrative Office: 7 full time employees, 2 temporary staff
members, 1 routing assistant and 2 drivers

e Maintenance: 9 full time employees

The BSD has operated their transit facility with 106 employees for many years.
This upgrade will not require additional employees. A parking survey was
conducted during the AM and PM peak periods for bus movement. It was
found that there is an existing parking demand for 74 parking stalls. There will
also be parking spaces for four buses plus additional parking within the seven
bus maintenance bays. Total parking stalls provided with this application will
be 100.

Interim Parking: During the construction period, the BSD will designate parking
for bus drivers on their bus barn property. The lower shelf and southern portion
of the site will be turned over to the contractor for the phase one work. Once
the BSD is done with phase two, the lower parking lot will be available to
drivers and the general public. Demolition of the building will be completed
with phases two and three with final completion of the last parking area in the
northeast corner. In sum, parking during the interim construction period will be
maintained on the BSD’s maintenance and bus barn properties.

Pedestrian Movements: GTC also monitored the pedestrian movements of bus
drivers from the maintenance facility site west to the BSD’s bus parking lot.
There is an existing crosswalk crossing at 120" Avenue NE on the south side
of NE 5" Street which provides access to the bus parking lot. With the
modification of 120" Avenue NE, this access will be closed off and fenced. A
new signal with a crosswalk will be installed at NE 6" Street. Bus drivers will
have to walk north to NE 6" Street to actuate the pedestrian light to cross 120"
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Avenue NE to access the bus parking lot. However, during the construction
period, contractors for the BSD and City will need to coordinate pedestrian
movement across 120" Avenue to ensure bus driver safety. See Section X for
related condition.

b. Landscaping and Alternative Landscape Option (ALO) Request

West Buffer along 120" Avenue NE: The ALO request is to allow an
adjustment of the minimum spacing of trees in order to complement the
plantings to be installed by the City of Bellevue for the 120" Avenue NE ROW
improvements. The tree spacing for the proposal would fill the gaps between
street tree plantings and create a more unified edge — rather than adhering
strictly to the 30’ spacing. The spacing would be adjusted from a 30" maximum
to almost twice that in a few areas; the evergreen trees would be grouped
along the parking lot edge, and the deciduous trees would be spaced in front of
the building to complement the building and provide needed shade from
western sun exposure. The proposed buffer planting would include 2 more
trees than the minimum required.

South interior lot line buffer: Request to preserve existing trees and plantings.
No new trees will be added. Replanting will occur with a restoration mix of
native shrubs and understory trees such as vine maple to support an existing
stand of Douglas fir and pines. The LUC requirement is for a 10 foot, Type I
buffer with trees spaced 30’ on center. The existing edge currently supports a
number of Douglas fir that are small and not shown on the survey, as well as
some hazelnuts of considerable size. The BSD prefers to preserve the existing
trees and native shrubs rather than start with new landscaping to the greatest
extent possible. Plantings would be supplemental to the existing plants, after
removal of invasive ivy, blackberries and scotch broom.

Eastern slope (Center of Site): The eastern slope of the project area is located
in the center of the BSD site between the two sloped terraces. The center of
the site has some areas of more than 40% slopes as shown on the drawings.
It is mostly grass and Douglas fir and pines as shown on the survey. There is
no understory, and unlike the southern edge there are no smaller trees. The
proposed ALO includes replanting this slope with native shrubs and ground
covers. Plantings would be whips and cuttings to reestablish a native planting
that will be more sustainable and easier to maintain.

Elimination of Two planting islands within the northeastern parking area: The
Washington State Patrol conducts brake testing at the site once a year that
requires the busses to queue in such a way that they can run each bus through
the brake test. The test requires each bus to drive a certain distance and apply
the brakes. In order to conduct the test the busses are required to stack up in
two rows through the whole site. The proposed site design allows all the
necessary busses to queue on the property, without using the roadways.
However, due to bus turning requirements, two of the required planting islands
are in the way. The proposal includes a request to eliminate these two small
planters in the parking lot. Overall the proposed design has well over the
required 3,465 square feet of interior planters for the parking lots. The total
area of isolated planter islands, including the bioretention planting that is in-
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between the parking lot and bus yard is 7,800 square feet, excluding all
planting on the outer edges of the parking lots. The total of all landscaped
areas for the site would be 52,200 square feet.

Staff has reviewed the above requests and approved the ALO modifications as
noted on all associated landscape sheets.

B. Transition Area Requirements

The site is located in an Office district. Because this site is split zoned with the western
half being Office and the eastern half R-15, it is located within 300 feet of existing
multifamily-family land use districts. However, no portion of the site is directly adjacent to
a single family neighborhood. The proposal is subject the standards and design guidelines
of the Transition Area as outlined below.

1. Transition Area Development Standards - LUC 20.25B.040

a.

Building Height: As noted above, the maximum building height within an
Office district in transition is 30 feet. However, with the height bonuses
listed within this section of the LUC, the BSD may increase their height from
30 to 40 feet. The BSD has proposed pitched roof forms and avoided
placement of mechanical equipment on the roof. The maximum building
height for this structure varies from 18 feet to its highest level of 39 feet due
to topographic changes across the site. The BSD’s capital construction
offices located on the R-15 portion of their site (to the east) will provide a
modicum of visual screening from the multifamily units further upslope from
this proposal.

Setbacks: Meets requirements. Refer to chart in Section IIl.A.4 of this
report.

Landscaping: Meets requirements. Refer to chart and discussion of the
alternative landscaping option and alternative tree retention option in
Section Ill.A.4.b of this report.

Site Design Standards: The BSD has designed its facility so that the
maintenance portion of the facilitx will face NE 5" Street while the
administrative wing will face 120" Avenue NE; thus providing a pleasant
appearance westward. New landscaping throughout the parking lot and at
the site boundaries will provide additional screening to enhance this
facilities presence along 120" Avenue NE.

Mechanical Equipment: No mechanical equipment is proposed for the roof
of this facility. All equipment will be embedded within a mechanical attic.
Refuse Containers: Garbage will be picked up by Allied Waste. Dumpsters
along with other ancillary functions such as transformers have not been
sight screened from public view. Fencing will be required of a similar
material as the building body of the transit facility. See Section X for related
condition.

Signs: If any change is made to the existing sign, a separate sign package
shall be submitted to DSD for staff review and approval. Any proposed sign
shall be architecturally compatible with the existing building. See Section X
for related condition.
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2. Transition Area Design Guidelines - LUC 20.25B.050
a. Site Design Guidelines

Vehicular Access: Vehicular access to the transit facility will occur
from NE 5" Street via 120" Avenue NE and will not be directed
through any single-family residential districts.

Loading and Refuse Coliection: Refuse collection will occur within the
site and will not directly face a single family land use district.
Retention of Significant Vegetation: The existing significant trees on
the steep slopes will be retained. Mitigation for construction within the
steep slopes will require removal of invasive plant materials along with
native understory supplemental vegetation.

Compatibility with Existing Residential Development: The proposed
parking facility will fit within the surrounding residential and commercial
context due to the following:

e Retention and enhancement of existing significant trees at its
south property boundary.

e Placement of the maintenance bays along the southern portion
of the site to reduce their presence while providing direct access
from NE 5" Street.

e Placement of the administrative wing along the western portion
of the site to provide an office presence west towards the City’s
downtown.

e New robust landscaping throughout the reconfigured surface
parking lot and at the property boundaries.

e Maintaining existing buildings along the eastern portion of the
site to diminish the presence of the transit facility to the adjacent
residential community.

b. Building Design Guidelines

Building Surfaces: Metal panels in warm northwest colors have been
chosen. Colors range from deep tan, grey and copper tones. A metal
roof is proposed with solar panels for energy efficiency. The colors will
be compatible with surrounding development.

Facades: The transit facility’s building facades have been designed
with building offsets, interesting fenestration, metal accents to add
visual interest to each fagade. Clerestory windows punctuate the
pitched roof lines to add interest while providing additional lighting into
the facility. The western facade which faces existing commercial uses,
contains a unique screen system that doubles to reduce the western
sun but also create visual interest towards 120" Avenue NE. Use of
the chosen color scheme will help reduce the presence of the
maintenance bay area while adding visual interest.

Roof Forms: Pitched roof forms were chosen to comply with the
transition requirements. The pitched roof forms add visual interest
above the maintenance function of the facility. Pitched roofs are
proposed over a portion of the office function with a spine of flat roof
form that connects both functions. The varying roof forms will be
complementary to the adjacent commercial uses in the vicinity of this
site.
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iv. Communication Dishes: No dishes are proposed for this development.
Any dish proposed in the future that is greater than one meter in
diameter must not be visible from adjacent residential districts.

v. Materials and Colors: The chosen materials were chosen for their low
reflectivity and ability to blend into the surrounding natural
environment. Accent colors were strategically used to demarcate the
maintenance functions from the office portions of the facility.

C. Critical Areas

Schools are classified as an Essential Public Facility per LUC 20.50.018, Definitions. As
such, they may be allowed in a critical area, critical area buffer or critical area structure
setback. Such facilities must still provide analysis of critical area to be disturbed along
with necessary mitigation for such encroachments. The applicant has provided a
geotechnical analysis from Associated Earth Sciences (AES), inc, dated January 13, 2012
and June 8, 2012. A habitat assessment was also provided by the Watershed Company
dated June 2012.

Site topography slopes down to the west but due to previous grading, the site contains two
defined sloping terraces that are separated by a thin area of steep slopes (over 40 percent
slopes). This area is reinforced by an existing concrete retaining wall and rockery that
totals approximately 9 feet in height. LUC 20.25H.120 designates such areas as critical
areas. LUC 20.25H.120.B and C require top of bank setbacks of 50 feet and toe of slope
setbacks of 75 feet. However, AES conducted a slope stability analysis of this area and
determined that the existing slope is stable. It is their opinion that the 75 foot toe of slope
setback may be reduced to 10 feet. Although work is not proposed east of this slope, they
determined that the top of bank setback of 50 feet may be reduced to 10 feet as well. The
top and toe slope determinations of 10 feet should be noted on all construction plans and
filed with King County. See Section X for related condition.

Description of the Critical Area Functions and Values

The City of Bellevue Land Use Code Critical Areas Overlay (LUC 20.25H) establishes
standards and procedures that apply to development on any site which contains in whole
or in part any portion designated as critical area or critical area buffer.

Geologic Hazard Areas

Geologic hazards pose a threat to the health and safety of citizens when commercial,
residential, or industrial development is inappropriately sited in areas of significant hazard.
Some geologic hazards can be reduced or mitigated by engineering, design, or modified
construction practices. When technology cannot reduce risks to acceptable levels,
building in geologically hazardous areas is best avoided (WAC 365-190).

Steep slopes may serve several other functions and possess other values for the City and
its residents. Several of Bellevue's remaining large blocks of forest are located in steep
slope areas, providing habitat for a variety of wildlife species and important linkages
between habitat areas in the City. These steep slope areas also act as conduits for
groundwater, which drains from hillsides to provide a water source for the City’s wetlands
and stream systems. Vegetated steep slopes also provide a visual amenity in the City,
providing a “green” backdrop for urbanized areas enhancing property values and buffering
urban development.
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Proposal’s Impact to Functions

The existing slope between the two sloped terraces has limited value as determined by the
Watershed Company'’s site evaluation of May 22, 2012. No degradation of habitat is
expected to result from construction or the continuation of the current transit use.
Approximately 200 square feet of vegetation will be removed from this steep slope area
but replanting will occur as proposed by the landscape architect. Currently this area is
populated with large trees, invasives and ornamental species. Planting in this area will be
modified per the submitted landscape plan. See Section ll1.4.b above for landscape
discussion.

1. Performance Standards for Critical Areas

a. Consistency with Land Use Code Steep Slope Critical Areas
Performance Standards - LUC 20.25H.125:

1) Structures and improvements shall minimize alterations to the natural
contour of the slope, and foundations shall be tiered where possible to
conform to existing topography;

Finding: The existing rockery/retaining wall will be removed and replaced with a
cast in place concrete wall that will range from approximately 2 to 10 feet in
height. The existing trees will remain and be interplanted with native shrubs
and ground cover for sustainability and ease of maintenance.

2) Structures and improvements shall be located to preserve the most
critical portion of the site and its natural landforms and vegetation;

Finding: The applicant has located the transit facility in the area that minimizes
disturbance to the 40 percent slopes. The garage is oriented east/west on the
site to place the bay doors towards NE 5" Street with the office wing along the
western portion of the site. Ancillary uses such as dumpsters, outdoor storage,
transformer, and generator are located at the base of the 40 percent slope
within shelters to screen them from public view.

3) The proposed development shall not result in greater risk or a need
for increased buffers on neighboring properties;

Finding: The applicant has obtained the services of a geotechnical engineering
consultant AES who has evaluated the slope. The geotechnical engineer states
that the existing slope is stable and that no impacts to slope stability are
expected with this proposal. The geotechnical report is located in the project
file.

4) The use of retaining walls that allow the maintenance of existing
natural slope area is preferred over graded artificial slopes where graded
slopes would result in increased disturbance as compared to use of
retaining wall;

Finding. The existing rockery and retaining wall will be removed and replaced
with a cast in place retaining wall to enhance slope stability. AES has
recommended a 10 foot setback from toe of slope. The BSD is providing 11
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feet from the placement of their ancillary uses such as their dumpsters,
transformer, etc. to the base of the cast in place retaining wall.

5) Development shall be designed to minimize impervious suirfaces
within the critical area and critical area buffer;

Finding: The BSD has designed a facility that will minimize impacts to the
critical area and its buffer. As an EPF, the facility may be placed wholly within
the toe of slope buffers on this site. The applicant is meeting the
recommended toe of slope setback of 10 feet. This area will be re-vegetated
with native planting materials.

6) Where change in grade outside the building footprint is necessary, the
site retention system should be stepped and re-grading should be
designed to minimize topographic modification. On slopes in excess of
40 percent, grading for yard area may be disallowed where inconsistent
with this criteria;

Finding: The existing rockery/retaining wall will be replaced to provide stability
between the two topographic terraces on-site. The replacement wall will be
cast in place and of a similar height to the existing wall.

7) Building foundation walls shall be utilized as retaining walls rather
than rockeries or retaining structures built separately and away from the
building wherever feasible. Freestanding retaining devices are only
permitted when they cannot be designed as structural elements of the
building foundation;

Finding: The transit facility will be located 11 feet from the base of the new cast
in place retaining wall at the toe of slope. As an EPF, the applicant is allowed
to site the proposed structure in this area if there is no feasible alternative.
Development on this site is limited to the western half of the property, thereby,
limiting construction activities west of this slope. The existing transit facility is
located in same general location to separate the differing uses on this property.

8) On slopes in excess of 40 percent, use of pole-type construction
which conforms to the existing topography is required where feasible. If
pole-type construction is not technically feasible, the structure must be
tiered to conform to the existing topography and to minimize topographic
modification;

Finding: Not applicable. No structures are proposed within the critical slope.
9) On slopes in excess of 40 percent, piled deck support structures are
required where technically feasible for parking or garages over fill-based

construction types; and

Finding: Not applicable. No structures are proposed to be located within the
critical slope.
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10) Areas of new permanent disturbance and all areas of
temporary disturbance shall be mitigated and/or restored pursuant to a
mitigation and restoration plan meeting the requirements of LUC
20.25H.210.

Finding: The applicant will provide plant restoration as per LUC 20.25H.220.
See Landscape Plan sheets attached to this report.

b. Critical Areas Report — Additional Provisions - LUC 20.25H.145:
Modifications to geologic hazard critical areas and critical area buffers shall
only be approved if the Director determines that the modification:

1) Will not increase the threat of the geological hazard to adjacent
properties over conditions that would exist if the provisions of this part
were not modified;

Finding: The applicant has obtained the services of a geotechnical engineering
consultant, AES, who has evaluated if any impacts to the slope are anticipated.
The geotechnical report states that the slopes are stable and no impacts to
slope stability are expected.

2) Will not adversely impact other critical areas;

Finding: No other critical areas exist on this site. As a condition of approval of
the Clear and Grade permit, the applicant will designate the identified steep
slopes as critical areas along with AES’s reduced toe and top of slope setbacks
of 10 feet to maintain them in perpetuity. See Section X for related condition.

3) Is designed so that the hazard to the project is eliminated or
mitigated to a level equal to or less than would exist if the provisions of
this part were not modified;

Finding: The applicant has obtained the services of a licensed geotechnical
engineer to assist in project design and to ensure that the project will not
impact the adjacent slopes. AES has provided construction recommendations
that the Building Department will evaluate during its review of the proposal.

4) Is certified as safe as designed and under anticipated conditions by a
qualified engineer or geologist, licensed in the state of Washington;

Finding: See geotechnical report of record (available in the project file).

5) The applicant provides a geotechnical report prepared by a qualified
professional demonstrating that modification of the critical area or critical
area buffer will have no adverse impacts on stability of any adjacent
slopes, and will not impact stability of any existing structures.
Geotechnical reporting standards shall comply with requirements
developed by the Director in City of Bellevue Submittal Requirements
Sheet 25, Geotechnical Report and Stability Analysis Requirements,

now or as hereafter amended;
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Finding: See geotechnical report of record (available in the project file).

6) Any modification complies with recommendations of the geotechnical
support with respect to best management practices, construction
techniques or other recommendations; and

Finding: See geotechnical report of record (available in the project file).

7) The proposed modification to the critical area or critical area buffer
with any associated mitigation does not significantly impact habitat
associated with species of local importance, or such habitat that could

reasonably be expected to exist during the anticipated life of the
development proposal if the area were regulated under this part.

Finding: This site does not provide a significant source of habitat to species of
local importance given the nature of its use as a transit facility per the
Watershed Company’s analysis.

PUBLIC NOTICE AND COMMENT DATES

To date, no written correspondence has been received for this project.

BSD Held Public Meeting

The BSD conducted a public meeting on August 9, 2012, at their maintenance facility.
The meeting was well attended. The BSD’s consultants addressed neighborhood
questions regarding vehicular access, parking, and architectural design of the facility.

City Held Public Meeting

The City of Bellevue held a public meeting on November 1, 2012. There were two
members from the public at the meeting along with the BSD and its design team.
Questions were raised about SEPA and the District’'s environmental review process.
Questions were also raised about timelines and coordination with the City’s 120" Avenue
NE project. City staff, the District and its consultants responded to these inquires.

TECHNICAL REVIEW

A. Clearing & Grading
The Clearing & Grading Division has reviewed the proposal and will conduct a more
detailed review under the clearing & grading permit application.

B. Utilities

The Utilities Department reviewed the conceptual design only. Changes to the site layout
may be required to accommodate the utilities after utility engineering is approved. All
design review, plan approval, and field inspection shall be performed under the Developer
Extension Agreements. See Section X for conditions. At the time of writing this staff
report, the applicant had submitted the required Developer Extension Agreements for
water and storm.
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C. Transportation

Long-Term Impacts and Mitigation

Gibson Traffic Consultants, a consultant for the School District, submitted a document
entitled Bellevue School District Transportation Facility Traffic Impact Analysis, dated
October 2012. That document examined the existing and proposed building square
footage, the existing and proposed number of employees at the site, the purpose of the
site, and traffic volume counted in and out of the site on Thursday, May 31, 2012; and
reached the following conclusions:

e The number of employees and number of buses at the site is expected to remain
constant; therefore, trip generation at the site is not expected to change.

» The counted trip generation is 110 vehicles in the AM peak hour (64 in and 46 out),
and 99 vehicles in the PM peak hour (39 in and 60 out).

Based on the information above, no long-term traffic mitigation is required, and no traffic
impact fee is required. A copy of the Bellevue School District Transportation Facility
Traffic Impact Analysis is included in the Transportation Department'’s file for this
development.

Mid-Range Impacts and Mitigation

Concurrency testing is a computer modeling analysis of the mid-range impacts of a
proposed development. However, the Traffic Standards Code (BCC 14.10.020) indicates
that concurrency testing only applies to proposed developments that will generate at least
30 net new PM peak hour trips. Since this development is not expected to generate any
increase in traffic, concurrency testing is not required.

Short-Term Operational Impacts and Mitigation

Since the proposed development will not generate any increases in traffic, the city will not
require any street frontage improvements to mitigate traffic impacts. However, the School
District has voluntarily proposed to revise the driveway approach at this site, and to install
sidewalk improvements along NE 5" Street on the frontage of this site and on the frontage
of adjacent property to the east that is also owned by the School District. Such revisions
must meet the Transportation Department’s design standards, and must comply with the
requirements of the Americans with Disabilities Act. No Transportation Management
Program (TMP) will be required per BCC 14.60.070, since the new building will be less
than 30,000 square feet.

Site Access

Access to the proposed project will be provided via a single driveway on NE 5" Street, in
approximately the same location as the existing driveway. The driveway will be designed
to accommodate the turning movements of school buses. Full right and left turning
movements will initially be allowed; however the Transportation Development Code (BCC
14.60.150 I) indicates that left turns to or from any driveway may be restricted in the future
if a hazardous situation occurs. Note that on-street loading will not be allowed.

Street Frontage Improvements

Since the proposed development will not generate any increases in traffic, the city will not
require street frontage improvements to mitigate traffic impacts. However, the School

District has voluntarily proposed to revise the driveway approach at this site, and to install
sidewalk improvements along NE 5" Street on the frontage of this site and on the frontage
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of adjacent property to the east that is also owned by the School District. The design of
the improvements within the street right of way or within a sidewalk easement or driveway
approach area must conform to the requirements of the Americans with Disabilities Act,
the Transportation Development Code (BCC 14.60), and the Transportation Department
Design Manual.

1. The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not
exceed two percent. Bellevue’s standard for curb height is six inches, except where
curb ramps are needed. The engineering plans must comply with these requirements,
and must show adequate details, including spot elevations, to confirm compliance.
New curb and sidewalk shall be constructed in compliance with these requirements.
ADA also requires provision of a consistent travel path for visually handicapped
pedestrians. Potential tripping hazards are not allowed in the main pathway. ADA-
compliant curb ramps shall be installed where needed, consistent with standard
drawings TE-12, TE-13, or appropriate details from WSDOT standards, or approved
variations thereto.

2. The design and appearance of the curb, gutter, and sidewalk on NE 5" Street shall
comply with the standards and drawings in the Transportation Department Design
Manual, including standard drawings TE-10 and TE-11.

3. The driveway on NE 5" Street shall have an approach width, curb radii, and grade that
can accommodate the turning movements of school buses. The specific width, radii,
and grade will be determined in the final engineering plans for the project.

4. Vehicle and pedestrian sight distance triangles required by the Transportation
Development Code (BCC 14.60.240 and 241) must be achieved in both directions at
the driveway. Trimming of some vegetation may be needed. If full compliance is not
possible due to topographic features, then modifications of the sight triangles are
allowed per BCC 14.60.240 B.1.

5. Any curb, gutter, and sidewalk installation on NE 5" Street to the east of the Bus
Maintenance Facility frontage must be consistent with the city’s plans to install a traffic
calming feature located approximately 500 feet east of 120" Avenue.

6. The painted fog line across the existing driveway on the south side of NE 5" Street
shall be replaced or restored as needed across the new driveway in order to guide
eastbound traffic on NE 5" past the area where the curb alignment is offset.

7. No new utility vaults that serve only one development will be allowed within a public
sidewalk. Vaults serving a broader public purpose may be located within a public
sidewalk.

8. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed within
ten feet of a driveway edge within the right of way or sidewalk easement area. Fixed
objects are defined as anything with breakaway characteristics stronger than a 4-inch
by 4-inch wooden post.

9. No new overhead utility lines will be allowed within or across any right of way or
sidewalk easement. Existing overhead lines are generally required to be relocated
underground, but since street frontage improvements for this development are
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voluntary, the School District will not be directly required to underground existing
overhead lines. However, specific requirements for utility undergrounding may apply
to the right of way use permits issued to franchise utility companies.

Easements

The applicant shall provide sidewalk and utility easements to the City as needed to
encompass the full required width of any sidewalks located outside the city right of way
fronting this site. Any utility easements contained on this site which are affected by this
development must be identified. Any negative impact that this development has on those
easements must be mitigated or easements relinquished.

Right of Way Dedication

To incorporate proposed street revisions, if necessary, the developer is required to
dedicate property such that street surface to back of curb is accommodated within the
public right of way.

Use of the Right of Way During Construction

Applicants often request use of the right of way and of pedestrian easements for materials
storage, construction trailers, hauling routes, fencing, barricades, loading and unioading
and other temporary uses as well as for construction of utilities and street improvements.
A Right of Way Use Permit for such activities must be acquired prior to issuance of any
construction permit including demolition permit. Sidewalks may not be closed except as
specifically allowed by a Right of Way Use Permit.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
developers with guidance as to the extent of resurfacing required when a street has been
damaged by trenching or other activities. Under the Trench Restoration Program, every
street in the City of Bellevue has been examined and placed in one of three categories
based on the street’s condition and the period of time since it has last been resurfaced.
These three categories are, “No Street Cuts Permitted,” “Overlay Required,” and
“Standard Trench Restoration.” Each category has different trench restoration
requirements associated with it. Damage to the street can be mitigated by placing an
asphalt overlay well beyond the limits of the trench walls to produce a more durable
surface without the unsightly piecemeal look that often comes with small strip patching.
Near this project, NE 5" Street has been classified as “Overlay Required.” Any cutting of
the paved street surface or restoration of pavement damaged during the construction
process will require a grind and overlay at least 50 feet long for the full width of any
affected lane. Exact requirements for trench and pavement restoration will be stated in the
right of way use permit for this project.

C. Building Division

This proposal contains different phases of construction activities. The owner shall be
required to work with the selected contractor to determine how construction patterns and
staging will take place on the site. The owner and contractor must also address how
occupants will be protected as demolition and construction activities take place from one
area to another. Construction work areas and staging areas must be isolated from
occupied areas of the site and from egress routes leading from those occupied areas to
the public way. To address these issues, the owner and selected contractor are required
to submit a phasing plan for review and approval by the City before each phase change in
construction that effects fire access or occupants ingress/egress. This information should
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VI.

VIL.

be part of the bid package to inform the selected contractor of the phasing responsibilities
and occupant protection issues. Additionally, phased construction and simultaneous
occupancy of adjacent areas must be APPROVED by the City of Bellevue BEFORE such
conditions can be permitted. A fire/life safety plan shall be submitted for the project
immediately upon notice of award of contract (IBC/IFC).

The Building Division has approved the conceptual design for this proposal. All plan
review and field inspection will be performed under the required building permits for this
project. See Section X for related condition.

E. Fire
The Fire Department has reviewed and approved this proposal. Formal Fire review will
occur under subsequent building and fire permits for this proposal.

STATE ENVIRONMENTAL POLICY ACT (SEPA)

The BSD is a State agency with SEPA jurisdiction which permits them to complete
environmental determinations. The BSD has chosen to exercise this right for this project.
A Determination of Non-Significance (DNS) was issued on August 10, 2012, with an
appeal period ending August 28, 2012. A copy of this DNS is available within the project
file.

Staff reviewed the submitted DNS that was issued by the BSD for this project and concurs
with its issuance. No additional comment or appeal period is available on the issued DNS
as part of the City’s Administrative Amendment, Design Review or Critical Areas Land Use
permit approvals for this project.

CHANGES TO PROPOSAL DUE TO CITY REVIEW

A. Building Design

1.  Building Height

Building height was incorrectly measured for both Land Use and Building. The
applicant was asked to correct measurements to fulfill Land Use measurement
requirements from average existing grade while Building required measurement from
the designated grade plane. This has been modified by the BSD.

2. Building Color

The primary building color originally proposed was yellow. Staff had concerns about
the weathering of this color over time and maintenance. The design team modified
the yellow color in favor of a warm copper hue which complements the northwest
colors chosen for this project.

B. Site Design

1. Placement of Ancillary Equipment
The Fire Department required that the BSD relocate the fire department connection.

2. Landscaping
More information was required regarding site landscaping. The initial submittal was
very preliminary in nature. Information regarding code requirements for tree retention,
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parking lot landscaping and landscaping throughout the site was required. Formal
request for an ALO for parking lot landscaping and the replanting of the critical areas
slope was required. Staff has reviewed the landscape architects ALO request and
updated landscape plans and find them acceptable to fulfill LUC requirements.

Vill. DECISION CRITERIA

A. ADMINISTRATIVE AMENDMENT
The Director may approve, or approve with modifications, an application for an
Administrative Amendment (LUC 20.30B.175.D):

1. The administrative amendment maintains the design intent or purpose of
the original approval; and

Finding: The submitted proposal continues the original use of this site by the BSD as
a transit maintenance facility. The modernization of this facility allows the BSD to
upgrade these facilities since the initial construction in 1960.

2. The amendment maintains the quality of design or product established by
the original approval; and

Finding: As conditioned, the proposal is compatible with and responds to the
existing/ intended character, appearance, quality of development and physical
characteristics of the subject property and vicinity. The proposed building will
maintain the same number of parking stalls for this facility given its specialized use
as the transit function for the BSD. A majority of the facility will be screened uphill
from the adjacent BSD offices located on the terrace above. The presence of this
building will provide a modicum of screening for this proposal. The proposed
building colors and materials will complement adjacent office/commercial uses in the
vicinity of this site. Refer to discussion of site and building design in Sections Il and
Il of this report.

3. The administrative amendment is not materially detrimental to uses or
property in the immediate vicinity of the subject property.

Finding: The administrative amendment is conditioned to address various issues as
noted in Section VIII.A. As conditioned, the proposed administrative amendment will
not be materially detrimental to uses or property in the immediate vicinity due to its
placement on the western portion of the site and its proposed design.

B. ESSENTIAL PUBLIC FACILITY

In addition to the decision criteria applicable to any permit required to construct or modify
the EPF, the City may approve, or approve with modifications, a proposal to construct or
modify an EPF if:

1. The location and design are consistent with any planning document under
which the proposing agency, special district or organization operates, as
determined by the person or body having authority to interpret such
document;
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Finding: This proposal continues operation of the current transit facility that is
operated by the BSD. They have operated in this location since 1960. The location
and design of this transit maintenance facility is consistent with the present use.

2. The location, design, use and operation of the EPF complies with any
applicable guidelines, rules, regulations or statutes adopted by state law, or
any agency or jurisdiction with authority;

Finding: The proposal, as designed, will comply with applicable operating guidelines
for the BSD to operate this facility. Furthermore, it will conform to the requirements
of applicable Bellevue City Codes.

3. A building which houses all or a majority of an EPF must be compatible
with the architectural form of surrounding buildings. This requirement is not
applicable to an EPF where significant elements of the facility are not housed
in a building or to isolated minor elements such as utility meters;

Finding: See Section Ill above for architectural compatibility with adjacent
neighborhood.

4. An EPF may be permitted in a Neighborhood Business or Residential
Land Use District (R-1 through R-30), only if there is an operational or other
need that requires locating in that district to achieve the purpose or function of
the EPF;

Finding: The BSD'’s transit facility is split zoned between Office and R-15 zoning
districts. Transit facilities are permitted to be located in this land use district via a
Conditional Use Permit. Since this is not a new use and has been in operation since
1960 this proposal qualified for the Administrative Amendment Process as it is a
modification to a previously approved Conditional Use permit. No operational
changes are proposed from its current use as a transit facility. Additionally, its
location to the existing bus barn is a vital connection to how the BSD operates its
fleet operations.

5. The City may approve a request to exceed the height limit for the
underlying land use district if the applicant demonstrates that:

a. The requested increase is the minimum necessary for the effective
functioning of the EPF; and

b. Visual and aesthetic impacts associated with the EPF have been
mitigated to the greatest extent technically feasible;

Finding: The maximum building height for the Office zoning district in transition is 30
feet. The applicant is proposing a building height of 39 feet to accommodate the
pitched roof form of the facility. Although this facility is over height, it is
accommodated through the Transition bonus requirements (LUC 20.25B.040.3)
which allows for a maximum height of 40 feet if a pitched roof form and no
mechanical equipment is placed on the roof.

The site slopes down from east to west which locates the transit facility at the lowest
topography of the site. Residential units that are on the uphill portion of this site to
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the east will have screening from the BSD’s existing office buildings on the east
portion of the site. Furthermore, there is a vegetative screen along the western edge
of the condominium units to the east that will provide additional buffering.

6. If the City determines that the EPF is potentially dangerous to human life,
appropriate protective measures may be required.

Finding: The BSD’s transit facility has not been deemed a hazard to human life. The
BSD will comply with safe handling practices required by Fire and Building codes.

DESIGN REVIEW

The Director may approve, or approve with modifications, an application for Design
Review if the following criteria are met (LUC 20.30F.145):

1. The proposal is consistent with the Comprehensive Plan.

This proposal is located within the Wilburton/NE 8" Street Subarea. The
Comprehensive Plan designation for this split zoned parcel is Office/Multi-family—
Medium which is consistent with the split zoned classifications of Office and R-15 for
this property.

Land Use Policies:

Policy LU-9

Maintain compatible use and design with the surrounding built environment when
considering new development or redevelopment within an already developed area.

Finding: The current use of this site as a transit support facility was allowed under
a previous conditional use approval. The demolition and reconstruction continues
this use as a support facility for the BSD to operate its transit responsibilities.

Wilburton/NE 8" Street Subarea Policies:

Policy S-WI-1: Protect residential areas from impacts of other uses by maintaining
the current boundaries between residential and non-residential areas.

Finding: The BSD will maintain their existing capital offices on the R-15 portion of the
site. No changes are proposed to this area. The adjacent multi-family units to the
east of the property line contain vegetation to provide visual separate from this
nonresidential use.

Policy S-Wi-21: The impacts of traffic and the building scale of non-residential
uses (such as churches and schools) located in residential areas should be
considered during development review.

Finding: The BSD will maintain their existing accesses from NE 5" Street. As
mentioned earlier in this report, this site is in transition from the multi-family portion of
the site. See Section lil.4.b for transition discussion.

Policy S-WI-25: Improve local access, street system connectivity and traffic flow
by providing additional east-west transportation connections, including an arterial
street connection at NE 4th Street between 116th and 120th Avenues and HOV and
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non-motorized access at NE 6th Street between Downtown and 120th Avenue NE.
Policy S-WI-27: Coordinate off-street biking and walking facilities with on-street
walking and biking facilities to provide safe connections to destinations

such as schools, parks, shopping, and transit service.

Policy S-WI-28: Improve arterial streets to provide enhanced pedestrian and
bicycle access, safety and comfort throughout the non-residential areas of the
subarea.

Finding: Both the BSD and the City will improve NE 5" Street and 120" Avenue NE
respectively as noted in Section V.C, Transportation.

POLICY S-NB-32
Provide safe and adequate sidewalks on all Subarea arterials.

Finding: Although not required, the BSD is providing frontage improvements along
NE 5" Street to City standard. See Section V.C, Transportation for further
discussion. Alternatively, the City’s contractor will be responsible for modifying the
frontage of 120" Avenue NE. The new arterial will contain sidewalks and other
amenities for pedestrians walking in this area.

Urban Design Policies:

Policy UD-4

Ensure that development relates, connects, and continues deS/gn quality and site
functions from site to site.

Finding: The transit facility has been designed in an L-configuration to present its
most public face to the west along 120" Avenue NE. Adjacent commercial uses will
have views of the western portion of the building which presents an office presence
to the area. The proposed bus bays will face north but will be located along the
southerly portion of the site to reduce their presence.

The overall scale and architectural detailing and colors will be complementary to
adjacent residential, office and commercial uses. The redevelopment of 120"
Avenue NE will increase pedestrian amenities along this streetscape with adequate
connections for bus drivers to safely cross to pick up their buses.

Policy UD-16

Exemplify the Pacific Northwest character through the retention of existing vegetation
and through use of native plants in new landscaping. Encourage water conservation
in landscape designs. Discussion: The addition of new landscaping is important to
soften the urban environment and to replace older vegetation as it dies.

Finding: Proposed landscaping throughout the site will combine ornamental and
native species that will have a northwest character. Any mitigation plantings on the
steep slopes will be required to use native vegetation to supplement the existing
mature trees.
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2. The proposal complies with the applicable requirements of this Code.

Finding: The proposal meets the requirements of the LUC as noted above in

Section IV, Table 1. However, no information was provided regarding site lighting.

In order to mitigate potential impacts to nearby neighborhoods and the proposed
mixed-use development, the light sources shall be incorporated into the transit facility
design so as not to provide light and glare and spillover. Lighting fixtures shall
incorporate cutoff shields to minimize off-site impacts. See Section X for related
condition.

3. The proposal addresses all applicable design guidelines or criteria of this
Code in a manner which fulfills their purpose and intent.

Finding: As conditioned the proposal addresses all applicable design
guidelines or criteria of this code in a manner which fulfills their purposed and
intent. For more detail, refer to Section VI, Consistency with Land Use
Code/Zoning Requirements, which includes discussion on the following
applicable requirements:

Dimensional requirements
Landscape requirements
Steep Slope Critical Areas
Transition Area Design District
Essential Public Facilities

4. The proposal is compatible with and responds to the existing or intended
character, appearance, quality of development and physical characteristics of
the subject property and immediate vicinity.

Finding: As conditioned, the project meets this criterion. Refer to discussion in
Section Il and Il of this report.

5. The proposal will be served by adequate public facilities including
streets, fire protection, and utilities.

Finding: As conditioned the proposal will be served by adequate public facilities,
including streets, fire protection and utilities per Section V, technical review above.

D. CRITICAL AREAS REPORT DECISION CRITERIA — PROPOSALS TO REDUCE
REGULATED CRITICAL AREA BUFFER

The Director may approve, or approve with modifications, a proposal to reduce the
regulated critical area buffer on a site where the applicant demonstrates (LUC 20.25H.255):

1.  The proposal includes plans for restoration of degraded critical area or
critical area buffer functions which demonstrate a net gain in overall critical
area or critical area buffer functions.

Finding: This proposal, as designed, will not lead to a further degradation of critical
areas. The proposal will maintain an 11 foot setback from the toe of slope and the
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new cast in place retaining wall. This area will be re-vegetated at the conclusion of
construction activities to install native vegetation back in this area.

2, The proposal includes plans for restoration of degraded critical area or
critical area buffer functions which demonstrate a net gain in the most
important critical area or critical area buffer functions to the ecosystem in
which they exist.

Finding: The applicant has submitted their landscaping plans for this site as attached
to this approval per the L-sheets that have been reviewed and approved.

3. The proposal includes a net gain in stormwater quality function by the
critical area buffer or by elements of the development proposal outside of the
reduced regulated critical area buffer.

Finding: A net gain in stormwater function is expected to be achieved through
enhanced site drainage and plant restoration with indigenous plant materials.

4. Adequate resources to ensure completion of any required restoration,
mitigation and monitoring efforts.

Finding: No financial security device may be obtained for this proposal as this is a
public facility.

5. The modifications and performance standards included in the proposal
are not detrimental to the functions and values of critical area and critical area
buffers off-site.

Finding: This proposal will not lead to the degradation of functions and values on
critical areas or setbacks on adjacent property. The proposed work is designed to be
limited to already impacted areas.

6. The resulting development is compatible with other uses and
development in the same land use district.

Finding: The requested modifications are consistent with those commonly associated
with nonresidential uses within residential land use districts. The applicant will be
required to complete the proposed landscaping mitigations to enhance the critical
slope with native plant materials.

CRITICAL AREAS LAND USE PERMIT

The Director may approve, or approve with modifications, an application for Critical Areas
Land Use Permit if (LUC 20.30P.140):
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1. The proposal obtains all other permits required by the Land Use Code.

Finding: In addition to a Critical Areas Land Use Permit, this decision includes
Design Review approval and Administrative Amendment approval. Other required
permits include a right-of-way use permit (for project-related hauling) and the usual
construction permits such as a clearing and grading permit, utilities extension permit,
building permit and the ancillary permits required during the construction (e.g.
electrical, plumbing etc.).

2. The proposal utilizes to the maximum extent possible the best available
construction, desigh and development techniques which result in the least
impact on the critical area and critical area buffer.

Finding: The applicant proposes to remove the existing rockery/retaining wall in the
center of this site. A new cast in place retaining wall will replace this structure.
Heights will range from 2 to 10 feet tall. This retaining wall will be placed at the toe
of slope with an 11 foot setback from ancillary uses such as the transformer,
dumpsters, etc.

3. The proposal incorporates the performance standards of Part 20.25H to
the maximum extent applicable.

Finding: The applicant has limited intrusion into critical slopes by providing an 11
foot toe of slope setback from the ancillary and building setbacks along the eastern
side of this facility. The applicant will re-vegetate the area with native materiais for
ease of slope material maintenance.

4. The proposal will be served by adequate public facilities including street,
fire protection, and utilities.

Finding: As conditioned by this decision, the proposal will be served by adequate
public facilities, including streets, fire protection and utilities.

5. The proposal includes a mitigation or restoration plan consistent with the
requirements of LUC Section 20.25H.210.

Finding: This decision includes a mitigation plan for the critical slope disturbance.
The plan is consistent with the requirements of LUC Section 20.25H.010. See the
Landscape Plan sheets L4.01 and TP0.01.

6. The proposal complies with other applicable requirements of this code.

Finding: As discussed in Section lll of this report, the proposal complies with all
other applicable requirements of the Land Use Code. The proposal will be subject to
standard noise controls, per BCC 9.18. See Section X for related condition.
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IX. DECISION

After reviewing the proposal for consistency with the applicable requirements, standards and,
policies, the Director hereby APPROVE WITH CONDITIONS the Design Review, Administrative
Amendment, and Critical Areas Land Use Permit.

X. CONDITIONS OF APPROVAL

The following conditions are imposed under authority referenced:

NOTE — Vested Status of Critical Areas Land Use Permit Approval: In accordance with LUC
20.30P.150 a Critical Areas Land Use Permit automatically expires and is void if the applicant fails

to file for a Clearing and Grading Permit or other necessary development permits within one year
of the effective date of the approval.

NOTE — Vested Status of the Design Review and Administrative Amendment approvals:
The vested status of the Design Review and Administrative Amendment approval is per Land Use
Code 20.40.500. Under Land Use Code 20.40.500, the vested status of the Design Review and
Administrative Amendment approval shall expire two years from the date of the City’s final
decision, unless a completed building permit application is filed before the end of the two year
term. Upon issuance of a building permit, the vested status of a land use permit or approval shall
be automatically extended for the life of the project.

COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES:
The applicant shall comply with all applicable Bellevue City Codes and Ordinances including but not limited
to:

Clearing and Grading Code - BCC 23.76 Janney Gwo 425-452-6190
Bellevue Development Standards Janney Gwo 425-452-6190
Transportation Code - BCC 14.60 Carl Wilson 425-452-4228
Trans. Development Review - BCC.22.16 Carl Wilson, 425-452-4228
Right-of-Way Use Permit - BCC 14.30 Tim Stever 425-425-4294
Bellevue Utilities Code - BCC Title 24 Don Rust 425-452-4856
Construction Codes - BCC Title 23 Mark Chang 425-452-6997
| Structural Codes — BCC Title 23 Doug Beck 425-452-4563
Land Use Code (LUC) - BCC Title 20 A. Pratt 425-452-5374
Sign Code - BCC Title 22B A. Pratt, 425-452-5374
Noise Control - BCC 9.18 A. Pratt 425-452-5374
Uniform Fire Code - BCC 23.11 Adrian Jones 425-452-6032

A. GENERAL CONDITIONS: The following conditions apply to all phases of

development.
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1. Construction Noise Hours

Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through
Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for Federal holidays and as further
defined by the Bellevue City Code. Exceptions to the construction noise hours limitation
contained in the Noise Control Code MAY be granted pursuant to 9.18.020C.1 when
necessary to accommodate construction which cannot be undertaken during exempt
hours. Written requests for exemption from the Noise Control Code must be submitted
two weeks prior to the scheduled onset of extended hour construction activity.

Reviewer: Antoinette Pratt, (425) 452-5374
Authority: BCC 9.18.020.040

2. Preliminary Design, Utility Codes and Engineering Standards

Utility review has been completed on the preliminary information submitted at the time of
this application. The review of this application has no implied approvals for water, sewer
and storm drainage components of the project. Final plan approval will occur under a
Utility Extension Agreement which will be required for review and approval of the utility
design. Submittal of the utility extension will coincide with future clearing and grading
permit review. Final civil engineering may require changes to the site layout to
accommodate the utilities.

Reviewer: Don Rust (425) 452-4856
Authority: BCC Title 24.02, 24.04, 24.06

3. PROVISIONS FOR LOADING
The property owner shall provide an off-street loading space which can access a public
street. On-street loading and unloading will not be permitted.

Reviewer: Carl Wilson, (425) 452-4228
Authority:  LUC 20.20.590.K .4

B. PRIOR TO CLEARING & GRADING (CG) PERMIT: The following conditions
are imposed to ensure compliance with the relevant decision criteria and Code
requirements and to mitigate adverse environmental impacts not addressed
through applicable Code provisions. These conditions must be complied with on
plans submitted with the Clearing & Grading or Demolition permit application:

1. Right-Of-Way Use Permit

Prior to issuance of any construction or clearing and grading permit, the applicant shall
secure applicable right-of-way use permits from the City’s Transportation Department,
which may include:

a) Designated truck hauling routes.

b) Truck loading/unloading activities.

c) Location of construction fences.

d) Hours of construction and hauling.

e) Requirements for leasing of right of way or pedestrian easements.

f) Provisions for street sweeping, excavation and construction.

g) Location of construction signing and pedestrian detour routes.

h) All other construction activities as they affect the public street system.
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In addition, the applicant shall submit for review and approval a plan for providing
pedestrian access during construction of this project. Access shall be provided at all times
during the construction process, except when specific construction activities such as
shoring, foundation work, and construction of frontage improvements prevents access.
General materials storage and contractor convenience are not reasons for preventing
access.

The applicant shall secure sufficient off-street parking for construction workers
before the issuance of a clearing and grading, building, a foundation or demolition
permit.

Reviewer: Tim Stever, Transportation Department, (425) 452-4294
Authority: BCC 11.70 & 14.30

2, CIVIL ENGINEERING PLANS — TRANSPORTATION

Civil engineering plans produced by a qualified engineer must be approved by the
Transportation Department prior to issuance of the clearing and grading permit. The
design of all street frontage improvements and driveway accesses must be in
conformance with the requirements of the Americans with Disabilities Act, the
Transportation Development Code, the Transportation Department Design Manual, and
specific requirements stated elsewhere in this document. All relevant standard drawings
from the Transportation Department Design Manual shall be copied exactly into the final
engineering plans. Requirements for the engineering plans include, but are not limited to:

a) Traffic signs and markings.

b) Curb, gutter, sidewalk, and driveway approach design. (The engineering plans shall
be the controlling document on the design of these features; architectural and
landscape plans must conform to the engineering plans as needed.)

¢) Handicapped ramps and crosswalks as needed.

d) Sight distance. (Show the required sight triangles and include any sight obstructions,
including those off-site.)

e) Location of fixed objects in the sidewalk or near the driveway approach.

f) Trench restoration within any right of way or access easement.

Reviewer: Carl Wilson, (425) 452-4228.
Authority: BCC 14.60, Transportation Department Design Manual, and Transportation
Department Design Manual Standard Drawings

3. Critical Areas Recording with King County

AES conducted a slope stability analysis of this area and determined that the existing slope
is stable. It is their opinion that the 75 foot toe of slope setback may be reduced to 10 feet.
Although work is not proposed east of this slope, they determined that the top of bank
setback may be reduced to 10 feet as well. The top and toe slope determinations from AES
should be noted on all construction plans.
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Reviewer: Antoinette Pratt (425) 452-5374
Authority: LUC 20.25H.120.Band C

C. PRIOR TO BUILDING PERMIT (BP): The following conditions are required by City
Code. Unless specified otherwise below, these conditions must be complied with on plans
submitted with the Building Permit application:

1. Exterior Lighting

In order to mitigate potential impacts to nearby neighborhoods and the proposed mixed-use
development, the light sources shall be incorporated into the transit facility design so as not
to provide light and glare and spillover. Lighting fixtures shall incorporate cutoff shields to
minimize off-site impacts.

Reviewer: Antoinette Pratt (425) 452-5374
Authority:  LUC 20.20.522

2. Existing Easements

Any utility easements contained on this site which are affected by this development must be
identified. Any negative impact that this development has on those easements must be
mitigated or easements relinquished.

Reviewer: Tim Stever (425) 452-4294
Authority: BCC 14.60.100

3. Pedestrian Easements

The applicant shall provide sidewalk and utility easements to the City such that sidewalks
outside of the City right of way along the property frontage are located within a sidewalk and
utility easement area.

Reviewer: Carl Wilson, (425)452-4228.
Authority: BCC 14.60.100

4. Dedication of Public Right-of-Way

The applicant shall dedicate right of way to the City along the property frontage such that
street improvements to and including the back of curb are located within the public right of
way.

Reviewer: Carl Wilson, (425) 452-4228
Authority: BCC 14.60.090

5. Refuse Containers

Dumpsters along with other ancillary functions such as transformers have not been sight
screened from public view. Fencing shall be required of a similar material as the building
body of the transit facility.

Reviewer: Toni Pratt, (425) 452-5374
Authority:  LUC 20.20.725

6. Project Phasing/Pedestrian Movements
This proposal contains different phases of construction activities. The owner shall be
required to work with the selected contractor to determine how construction patterns and
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staging will take place on the site. The owner and contractor must also address how
occupants will be protected as demolition and construction activities take place from one
area to another. Construction work areas and staging areas must be isolated from occupied
areas of the site and from egress routes leading from those occupied areas to the public
way.

To address these issues, the owner and selected contractor are required to submit a
phasing plan for review and approval by the City before each phase change in construction
that effects fire access or occupants ingress/egress. This information should be part of the
bid package to inform the selected of the phasing responsibilities and occupant protection
issues. Additionally, phased construction and simultaneous occupancy of adjacent areas
must be APPROVED by the City of Bellevue BEFORE such conditions can be permitted. A
fire/life safety plan shall be submitted for the project immediately upon notice of award of
contract (IBC/IFC).

With the modification of 120" Avenue NE, pedestrian access will be modified. A new signal
with a crosswalk will be installed at NE 6™ Street. Bus drivers will have to walk north to NE
6" Street to actuate the pedestrian light to cross 120" Avenue NE to access the bus parking
lot. However, during the construction period, contractors for the BSD and City will need to
coordinate pedestrian movement across 120" Avenue to ensure bus driver safety.

Reviewer: Mark Chang, Building and Adrian Jones, Fire
Authority: 2009 IBC Section 110.1 and Chapter 33

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY (CO)

1. Sign Permit Package

The applicant shall submit a complete sign design package for City review and
approval prior to the issuance of any occupancy permits for the building. All signs shall
be an integral part of the architectural design and signs at or near the street shall be
scaled to the pedestrian environment.

Reviewer: Antoinette Pratt, (425) 452-5374
Authority: LUC 20.25A.110.B.7.a-c, BCC 22B.10 (Sign Code)

2. Street Frontage Improvements

All street frontage improvements and other required transportation elements must be
constructed by the applicant per the approved plans or as directly by the Transportation
Department inspector, with final and acceptance by the Transportation Department
inspector.

Reviewer: Carl Wilson, (425) 452-4228
Authority: BCC 14.60, Transportation Department Design Manual, and Transportation
Department Design Manual Standard Drawings

3. Pavement Restoration

Pavement restoration associated with street frontage improvements or to repair damaged
street surfaces shall be provided as follows: NE 5" Street is classified with the City’s
overlay program as “Overlay Required.” Any cutting of the paved street surface or
restoration of pavement damaged during the construction process will require a grind and
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overlay at least 50 feet long for the full width of any affected lane. Exact requirements for
trench and pavement restoration will be stated in the right of way use permit for this project.

Reviewer: Tim Stever (425) 452-4294
Authority: BCC 14.60. 250; Design Manual Design Standard #21

Attachments

Plans and Drawings
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I V. GUY TRUMK TO STAKE ITH #12 GALVANJED WRE aH0
1. GUY TRUNK 1D STAKE 9 SRECFCATIONS = s 142" DIAVTER RUBHER HOSE
2. 2T X 27 X 10 PHE-GSTANED STAKE. CuT ThP / Ty 2 ‘J_ .X 7 % PRE-STAINED STAKE. CUT TOP OF STaxE
F 5TakE T 3. 6" BERM
5 ot BERG o 4. 37 M COMPOST MULTH LAYER - 00 MOT PLACE  MULCH
. 4. 3T MIN. COMPGST MULCH LAYER — DO NOT [ f&ﬂn 0 _AGE‘EINE“ REE THUNK & DA, CHCLE OF MULE
: PLACE MULCH NRESTLY AGAINST TRIE [RUNK I b
3 5. TOP OF RCOTBALL GROWN TO BE SUGHTY S 3. é?pu:j;naaqm# CROWN T 86 SUGHILY ABQVE GRACE
3 ABOVE GRADE OF PLANTING SITE " + STE
7 6. CUT AND REMIVE 109 127 OF dUmap Sur u 5. gt a.th f‘«i’éﬁi@.’l 12° OF SURLAP. CUT AND FOLO
o ASD FOLD DOWN ANY WIRE BASKET DO £1
e 7. BACHFILL WITH SOIL FROM AIT EXCAVATION lf 7. BACKFILL WTH SCIL FHOM BIT SXCAVATEMN,  WAITR SETTIE
® WHATER SOTILE SO0 AFTER PLANTING = iy SOl AFTER FLANTING 1. 5 MIN COMPOST &
. g, aoEﬂn:n SII;ES:EL;I; ag;mu OF THE HOLE = \11 4. AOUGHEN SEES aND H0TIOM OF THE HOLE :5no:m3|'{5wm MU R e
5 9, PREPARED GUBGRADE ANO PLANTING SOIL & - 3O 9. PREPARED SUBGRADE AND PLANTING SOIL (SEC 320100) 2. PREVARED PLANTING 501
= ) SPECMCATIONS {329106/02910) = hag 10. RETAIN UNDISTLREED NATNE SUIL R COMPACT PREPARED 3. CUT AND REMOVE " OF EURLEP
55 o 10 RETAN UNDISTURBED MATVE S0 OR COMPACT SUBGRADE FOR FIRM BASE 4 FLACE ROOTHALL CROWN LEVEL WITH FLANTING
PREFARED SUBGRADE FOR FIRM BASE 11, WHEN PLANTING TREES WITHIN PLANTING 8ED. EXTEND SITE
I WHEN PLANTING TREES WITKIN PLANTING BED, TOMPOST WLLDH TO EDGE OF BED 3 ROUGHEN SIDES AN BOTTDM OF HOLE
EXTENDG COMPOST MULTH TO £DGE E’:F BED. N B COMPACT SOI FOR FiM SASE |
12. BRANCHING WEIGHT PER SLANT SEHEDULE NOTES b g s | AR
" - A DO NOT PLANT IN WET CONDIINNS. PROVIGE ORAINAGE FROM ) ;‘;ET:.;EJ?;%?RW TSR )
NETE EALH PLANTING P11 T NECESSARY WHEN o i
A, DO NOT PEANT IN WET CONDITIONS. PROVIDE J. COMFEROUS TREES ALANTED v LAWN AREAS TD HaVE 4 > r&?ituw:r:'s‘ﬂﬂuﬁi ﬁ;um;?rhg%io_ ,
DRAMNAGE FROM TACH FLANTNG BIT DIAMETER COMPCST MULCH CIRCLE, CENT ON TRUNK. 9. E* BEN ARCUND BLANTWG BT
NECESSARY. C..DO NOT aDD FE 7 FOR DOUGLAS FIR, HEMLOCK IR : :
y . B, PHOTOGRAPH FLANTING BIT WiTH [UALAE, WESTERN RED CEDAR TREES. a0D 1 OF. DF LOARSE NOIE
RTNE SJF WAL WIRE, ETC AD FLAT AT BOMOM oF AT AN VA L ; METHIM HARY FROM DOUGLAS FIR OR HEMLOCK 10 PIT. ; y p A DO MOT FLANT IN WET SONDITONS, PROVIDE
% DIAMETER OF ROUTBALL — W & \ P AN, 3% RGOT vl ORAIMAGE FROM EACH BLANTWG A F
\ Ix DIAMETER OF ROOTBALL ———- \ AN HECESSARY. :
o . R N S _ oHonEs P
(1) DECIDUOUS TREE — : (7 )CONFERQUS TREE TN SHRUB. PLANTING b et
u SOME. I” = ‘\,/ WAE 1" - 1) \_J,/ WAE 1° « 10 o R L. e Do b
ADORESS: WL e e w20
o = R ). SPACE GROUNDCOVER AS INDICATED ON
GENERAL PLANTING NOTES PLANTING PLAN, TRIANGULAR SPACING
2 CONMPOST MULCH, DERTH  (SEC
| PRE-CONSTRUCTION MEETING REGUIRED PRIOR TD COMMENCEMENT OF PLANTING OPFRATIONS TO REVIEW CONDITIONS AND 329100/02910)
IDENTIFY COGROINATION REQUIREMENTS, 3. PHEPARED SUBDRADE, DEPTH [SEC
329100,/02910). ROTCTILED FRST UFT
2. CONTRACTOR SHALL BE RESPONSIBLE FGR FAMILIARITY WITH ALL UNDERGROUND UTIUTIES, PIPES ANG STRUCTURES. OF PLANTING SOIL INTO PREPARED
CONTRACTOR SHALL TAKE SULE RESPONSIBILITY FOR Any COST INCURRED DUE TO DAMAGE OF SAID UTILINES. WERIFY ALL SUBGRADE %
UTILTY LOCATIONS. PADS. AND APRURTENANCES PRIOR TO PLANTING ACTIMITY, 0O NOT BLDCK ALCESS 10 UTWITY 4 UNDISTURBED: SUBGRADE % I
STRUCTURES.  IDENTIFY DISCREPANCIES IMMEDIATELY TO LANDSCAPE ARCHITECT Ut S St )
NATE S
3. ESTABLISH SUB-GRADE ELEVATIONS THAT WILL ACTOMMODATE FULL PLANTING SOIL DEPTHS SHOWN ON SOIL UJEPTHS BLaN A DO NOT PLANE N WET CONDITIDNS.
AND IN SPECIFICATIONS. ACCOMMODATE DEPTHS TO ALLOW FOR COMPOST AQDED FOR SUBGRADE FREFARATION AND PROVIDE. DRANAGE FROM  EAGH PLANTING
SUBGRADE OPERATIONS. PIT | NECESSARY |
4. SUB-GRADE PREPARATION FOR PLANTING SEDS AND SEECED AREAS SHALL BE AS FOLLOWS:
A RIP SUB-GRADE TO A DEPTH OF 12" e —
8. REMOVE COBBLES, ROCKS, CONCRETE, ASPHALT AND OTHER DEBRIS OVFR 17 IN DiA. {=——Ruvislon Sehesoi . _J
C. Tk N 2.5 INCHES OF GROGANIC TOMPOST INTD THE SUB-GRADE 10 A DEPTH OF EIGHY {8) INCHES. TILLING THE
COMPOST INTC THE SOIL SHALL BE ACCOMPLISHED BY TLLNG T TWICE, THE SECOND TIME FENDICULAR TO THE
FRST,
5. ALL LANDSCAPE #REAS SHALL RECEVE DESTH OF SREPARLD SLANTING SQIL PER SPECIFICATIONS (02310/329!13) AND
SQiL NEPTHS SLAN, PLANTING SOIL SHALL BE PLACED IN TWO EQUAL LIFTS. THE FIRST LIFT SHALL BE ROTOTILLED INTD
PREPARED SUBGRADE TO A MINIMUM 87 DEPTR  ALL AREAS SHALL BE FiNAL GRADED TO av0iD WIGH OR LOW SPOTS
AND PROVIDE BOSTIVE DRAINAGE
B ALL PLANT MATERIAL SHALL HE NURSERY GROWN (NOT FIELD GOLLEGTED), CONTAINERIZED OR BALLED AND BUSLAPREL.
PROVIDE ONLY SOUND, HEALTHY, VIGOROUS PLANTS, FREE OF DE . DISEASE. AND ALL FORMS OF INFESTATION, N
MEASLREMENTS, CALIPER. GRANCHING, GRAGING QUALITY, BALLING AND BURLAPPING PLANT MATERIAL SPALL CONFCRM 10 |
MINMUM STANDARDS OF- ANS| Z60.1, LATEST EDITION.
7. ALL CONTAINER GROWM NURSERY STOCK SHALL BE HEALTHY, VIGOROUS, WELL-ROOTED, AND ESTAQLISHED IN THE
CONTAINER [N WHICH [T IS GROWING. CONTAINER GROWN NURSERY STOCK SHALL HAVE A WELL -ESTAHLISHED ROOT
SYSTEM REACHING THE SIDES OF THE CONTAINER TO MAINTAIN A FIRM BALL WHEN THE CONTAINER 'S REMOVED, auT G
SHALL NOT HAVE EXCESSIVE RODT GROWTH ENCIRCLING THE INSIDE OF THE CONTAINER.
B, BRIOR TO INSTALLATION. ALL PLANT MATERIAL SROFOSED FOR USE ON THE PROJECT SHALL BE APPROVED BY The I A 3 NODES e
LANGSCAPE ARCHITECT AT TIME OF DELVERY TO THE SITE FOR CONFORMANGE WITH THE RECUREMENTS OF THE & yonrs
PLANT SCHEUULE. PLANT SPECIFICATIONS, ANL STORACE AND HANOLING RECUIREMENTS. CONTRACTOR (5 10 PROVIDE A o
MINIMUM OF TwD WEEXS NOTICE PRIOR TO DELWVERY TD THE LANDSTAPE ARCMITELT. z = 3 LT oM 0B
4 T L hx}
¥ ) [T ON BOTTG
9. LAYOUT GF PLANTING SEDS AND PLACEMENT OF IAEES, SHRUBS. GROUNDCOVERS, SHALL BE APFROVED BY THE g 3 pro fpasi i O
LANDSCAPE ARCHITECT PRIDR TO INSTALLATION x © 7 ARGUND CuTTING -
=2 =
3 x 1 = 3 ~[¥ £ T EIF e
10. TREES SMALL HE SLAGEDR FIRST, THEN SHHUBS, AND ! GROUNDCOVERS, [REES SHALL BE STAKED OR GUYED PER gr A & f-;*fgﬂ’;,ﬁ —:'L}O,LLLSSWI-'&E, :_&L’D '_[-jn
DETAILS WITHIN 24 HOWRS OF |NSTALLATION., TREE T KS SHALL BE IDCATED NOD CLOSER THAN 15 FROM SUILDING ] : 2 EASY WSERTION
WALLS, SHRUES SWALL HE LOCATED S0 THAT AT MATURITY THERE WILL BE A MINIMUM 3° CLEAR TO SUILDING WALL £ 7 CUTTINGS TOQ' BE PLANTED
B SRPENCICLILAR 17 GROUND
1. THE CONTRACTOR' SHALL BE RESPONSIBLE FOR FINAL COMPLETE PLANT COUNTS TO COVER AREAS AT THE SPE 5 P SURFACE |
SPACING. A e
X e | oA NGIE 'NOT FOR .
12, STREET TREES SWALL BE INSTALLED (N COMBLMNGE WItH CIfY BLANTING PROCEDURES. TREES MUST S LOCATED A o l\-/éa;-,-\-v%—« i A CUTTINGS TG BE BETWEEN 3747 |CONSTRUCTION
MINIMLIM OF 247 INCHES FROM FACE OF CURS, 5 FEET FROM UNDERGROUND UTILITY LINES, CONTRAGTOR MUST CALL ® \ ANLY 1=1727 IN DIMETER.
(1 —BUR—424-9555) 72 HUURS IN ADVANCE FOR UNDERGROUND UTILITY LOCATIONS.
) N LIVESTAKE
13, DURING INSTALLATION NOTIFY THE QWNER'S RCPRESENTATVE OF ANY COMDITIONS THAT MAY BE HARMFUL TO PLANT LIFE = W) e
SUCH AS; POOR [ORAINAGE, HAZARDOUS MATERIALS, £7C. MAKE RECDMMENDATIONS TD ADDRESS THE SPECIFIC SITUATIGN SENE 1o il
IMMEDIATELY TO THE OWNER'S REPAESENTATIVE. Bellevue
14, UPON COMPLETION OF PLANT INSTALLATION, APPLY COMPDST MULGH TO ALL PLANTING BEDS aND TREE PITS. TREE AND . LAWN/MEADDW GRASS = .
SHRUD AREAS SHALL RECEWE THREE (3) INCHES AND GROUNDCOVER AREAS SHALL RECEIVE TWO (2) INCHES OF COMPOST %t COMPOST MULGH N BLANT HED School District
MULGH.  FINELY GRADE MULCH AwaAY FROM TREE TRUNKS AND SHRUH STEMS. DO NCT PLACE MULTH DIRETTLY AGAINGT  DREPARED: SO il > ]
TREE TRUNKS OR. STEWS. MATCH FINISH SURFACE OF COMPOST MULCH WITH ADUACENT FIMISH GRADES. SEE NOTE 2, BRERARED SUBGRAGES (SEC 328101 Transportation
LOW FOR REQUIF NTS FOR RECOND WMULDH APPLICATION 3 & Malntenaﬂce
1 2){3) e
15, FINGH GRADE (TOP OF MULCH} IN PLANTING HEDS' AND FINISH GRADE OF TURF 3HALL 8E 1/2" BELOW TOP OF WEADER, W T \ | FaCIlll'y
WAL, CURB, OR FIMSHED SUAFACE OF ADJACENT WALK QR PAVED AREAS, e iﬂ,..-,}-r |
+—3 o TS - i
16, ALL AREAS OF BARE SUUL OR AREAS WPACTED BY VEHICULAR USE OF ANY «IND, DR STURAGE OF MATERIALS OUTSIDE OF i L |
THE CLEARING LIMTS SHALL RECENVE FULL SUBGRADE PREPARATION, INCLUDING COMPOST AMENDMENTS 4ND SHal N sl
RE-ESTABLISH FINAL DESIGN CONGITION AND Swall BE AT CONTRACTGR'S COST é .
O CT NUMEEQ; (]
17. DECIDUOUS TREES LOCATED. WITHIN PARKING LOT LANDSCARE JSLANDS SMALL BE PRUNED AT THE END OF THE WARRANTY e g
PERIOD TO MANTAIN A SEVEN=FDOQT CLEARANLE FROM THE GROUND. :
; 2P i naawn -
18. THE CONTRACTOR SHALL HEGIN MAINTENANGE MMECIATELY FOLLOWING INSTALLATION  THE CONTRACTOR SHALL MAINTAIN G CHECHED By:
THE PLANTED AREAS FOR THE LENGTH QF ME 3P D IN PLANTS SPECIFICATIONS SECTION AFTER ACHIEVING 7N\ BED EDGE
COMPLETION OF PLANTING.  SUBMT WONTHLY WRITTEN REPORT OF MAINTEMANCE ACTMITIES. [ & o I
N ) SOME: = T
i9 T ESTABLISHMENT PROCEDURES SHALL INCLUGE WATERING, PROTECTION FROM INSELTS CR DISEASE, WEEDING, i
i, MOWING, AND OTHER ACTVITES AS MAY BF REGUIRED AND AS DENTFIED N SECTION 329306 AND GOTHER Z | PLANTING
SECTIONS. CONTRACTOR SHALL IMMECIATELY REPLACE ANY PLANT MATERMLS THAT ARE NOT VIGORCUS OR =
TYPICAL OF SIZE AND SPECIES. TREE STAKES SMALL BE KEPT SECURE AT ALL TIMES. DEFECTVE MATERIALS AS = | DETAILS
DETEAMINED BY THE LANDSUAPE ARCHITECT SHALL BE REPLACED IMMEDIATELY WITH PLANT MATERIALS OF THE SAME =
SPECIES AT A SiZE TO MATCH EXISTING ADJACENT MATERIALS. g U'Jﬂd
%
« -
20. UPON COMPLETION OF THE WARRANTY/PLANT ESTABLISHMENT PERIOO, AFPLY SARK MULCH (PER SECTION 329300) To AlL §| Raﬁei
FLANTED ARFAS EXCEPT FOR THE RAINGARDEN/HIORETENTION AREAS. RAINGARDENS/BHIRETENTION AREAS SHALL RECEWE W
COMPOST MULCH PER SECTION 329300, v
=3 ~
21. UPON COMPLETION OF THE WARRANTY PERIOD, THE CONTRACTOR SHALL SUBMIT A WRITTE EQUEST FOR FINAL (o} 1 \ 2 5
TNSPECTION TD THE LANDSCAPE ARCHITECT AN INSPECTIGN SHALL SE CONDUCTED WITH T LANDSCAPE ARCHITECT anD = i -
THE GCONTRACTIR PRESENT, AND FOLLOWING REPLACEMENT OR REPAIR OF DEFICIENT (TEMS NOTED IN THE INSPECTION A L
NCTIFICATION OF ACCEPTANCE OF alL WORK SHALL BE |SBUED BY THE LANDSCASE ARCHITECT 70 THE CONTRACTUR. = u
g, $aaLe:
R

|
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